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	Date Inspected:
	Pre-application
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey extension to side and single-storey extension to rear.

	Site Address/Location:
	11 Warwick Drive Clitheroe BB7 2BG

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations received in respect of the proposal.

	CONSULTATIONS: 
	Additional Representations.

	On letter of representation has been received in respect of the proposal raising the following concerns:

· Distance from boundary
· Maintenance concerns
· Party wall issues


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey semi-detached dwelling fronting Warwick Drive, Clitheroe.  The application site lies within the defined settlement limits of Clitheroe being located in a largely residential area, with the property also being bounded to the south-west by the grounds associated with Clitheroe Cricket Club.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a two-storey side extension and single-storey rear extension.  It is proposed that the single-storey rear extension will project rearward from the property by approximately 3.8m, being the full width of the existing dwelling including the additional width created by that of the side extension (7.6m inclusive).  The rear extension will be of a flat-roofed appearance, with ‘vegetated’ roof with the side elevation being faced in render to match that of the existing dwelling with the rear elevation being clad in horizontal cedar cladding.

It is proposed that the side extension will be two-storeys in height, being set back from the primary elevation by approximately 1m, the extension will project sideward by approximately 2m, being offset from the shared adjacent boundary with number 13 by approximately 630mm.  The eaves height of the side extension will be lower than that of the eaves height of the original dwelling, benefitting from a hipped roof arrangement to match that of the existing.


	Impact Upon Residential Amenity:

Given the proximity of the rear extension to the shared neighbouring boundary with number 9 Warwick Drive, consideration must be given in respect of the potential for the proposed extension to result in detrimental impacts upon neighbouring residential amenities.

In this respect, the proposed rear extension has been both reduced in height and rearward projection following officer concerns in respect of a potential overbearing impact upon the neighbouring property to the south-east (Number 9).  The revised details have also resulted in the extension being moved away from the neighbouring shared boundary with the aforementioned property, leaving a margin of approximately 250mm between the south-east elevation of the extension and the boundary line.

The neighbouring property directly affected by the rear extension (number 9) also benefits from an existing rear conservatory that is sited adjacent the proposed extension.  In this respect the proposed extension does not project significantly further rearward than the rearward projection of the conservatory, also being of a commensurate height with the conservatory at the eaves level of the existing structure.

It is noted that the proposed rear extension may result in some loss of direct light to the conservatory.  However, taking account of the solar orientation of the proposed extension, in that it is located to the north-west of the conservatory, it is likely such light loss will only be in the late afternoon or early evening hours.

As such and taking account of the above it is not considered that the proposal will result in any significant measurable detrimental impact upon nearby residential amenities to a degree that would warrant the refusal to grant planning permission.


	Visual Amenity/External Appearance:

The proposed two-storey side extension matches that of the overall general appearance and configuration (save that of the omission of a projecting single storey element) of that a similar extension found on number 13 directly to the north-west.  In this respect the proposed side extension will not be read as being an anomalous or discordant addition into the streetscene.  The proposed side extension will also embody a degree of separation from the neighbouring side-extension that avoids a potential ‘terracing effect’ between both dwellings.  The rear extension will not be afforded any level of visibility from the public realm and as such is unlikely to result in any impacts upon the wider area.

As such and taking account of the above it is not considered that the proposal will result in any undue impacts upon the character or visual amenities of the immediate area.


	Landscape/Ecology:

The application has been accompanied by a Bat Survey report, the report concludes that there is no evidence of the building having been utilised by roosting bats and that the building offers negligible potential for roosting.  As such it is not considered that there is any mitigation required to offset the impacts of the development upon protected species or species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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